
PLANNING AND RIGHTS OF WAY COMMITTEE

Report of: Director of Development

Date:   1 August 2017

Application No.:   16/1242/PA

Proposed Development: Construction of 104 dwellings together with 
associated vehicular and pedestrian accesses, 
car parking, landscaping and associated works 
(Reserved Matters of Consent Ref.15/1044/PA 
(Residential Development))

Location:  Land off Jesse Road and Station Road, 
Narberth

Applicant: Persimmon Homes West Wales

THIS RESERVED MATTERS APPLICATION IS FOR COMMITTEE 
CONSIDERATION AT THE REQUEST OF THE PLANNING & RIGHTS OF WAY 
COMMITTEE OF 8 JANUARY 2013

1. Recommendation:

1.1 It is recommended that the application be APPROVED subject to the following 
conditions:

 Compliance with approved plans & documents
 Tree and Hedgerow Protection during construction period
 Implementation of approved landscaping
 Implementation of landscaping maintenance and enhancement 

regimes

2.      Main Issues:

2.1 The main issue to be considered with this reserved matters application is:

 Whether the detailed matters that were reserved by reason of the 
outline planning permission in respect of layout, scale, appearance 
and landscaping are acceptable (policies GN.1, GN.2, GN.26, 
GN.34 and GN.37).



3.     Description of site

3.1 The site occupies approximately 2.9 hectares and is located to the east of 
Narberth town.  It is bordered to the north by Jesse Road, to the south by 
Station Road, to the east by agricultural land (and dwellings on Station Road) 
and to the west by a footpath the other side of which is residential 
development and a football pitch.   Residential development and a police 
station are opposite the site on Jesse Road.  Residential development and 
former school buildings (in use for a variety of community uses) are opposite 
the site on Station Road.  

3.2 The site is enclosed along boundaries by mature hedgerows with intermittent 
trees.  A hedgerow also runs from east to west through the centre of the site.  
To the south of this hedgerow, the land gently falls away from Station Road 
(from south to north); whilst to the north of the hedgerow the land is relatively 
level (a former football pitch).    

4. Proposal

4.1 The application seeks detailed consent for those matters that were reserved 
by reason of planning conditions of the outline planning permission for 
residential development (ref.15/1044/PA).  The “reserved matters” comprise 
layout, scale, appearance and landscaping.

4.2 Planning conditions forming part of consent 15/1044/PA also require the 
following matters to be included with the reserved matters application:

 An updated Design & Access Statement (condition No.5)
 Parking provision (condition No.7)
 Drainage details (condition No.10)
 Landscaping to include maintenance and enhancement of retained 

hedgerows, 3 metre buffer around retained hedgerows, external 
lighting plan and planting of native species (condition No.11)

 Open space provision including a children’s play area (condition 
No.13).

4.3 The application proposes 104 dwellings comprising 14 x 1-bed, 20 x 2-bed, 
58 x 3-bed and 12 x 4-bed.  Of these, the 1-bed units, 3 x 2-bed units and 3 x 
3-bed units will comprise affordable housing for social rental as required by 
the section 106 legal agreement that was completed at the time of the outline 
planning permission.  The dwellings would be a mixture of terraced, semi-
detached and detached 2-storey houses.  The 1-bed units would be flats.  
The proposal includes a children’s play area and open space.   

5. Planning History

5.1 Outline planning permission for residential development was approved on 1st 
September 2014 (ref. 12/0316/PA).  A section 106 agreement accompanied 
the outline planning permission in respect of the delivery of on-site affordable 



housing (20% of total) and financial contributions towards off-site 
transportation infrastructure, community and education facilities.   

5.2 On 10th March 2016, a Section 73 application to modify various planning 
conditions of the outline planning permission was approved (ref.15/1044/PA).  
This consent essentially represents a new outline planning permission.  The 
existing Section 106 agreement remains applicable to this consent.

5.3 An application for the installation of off-site drainage works in relation to the 
proposed residential development was granted on 3rd July 2017 
(ref.16/1260/PA).

6. Evaluation   

6.1 Policy GN.1 permits development when it is compatible with the capacity and 
character of the site and area; it would not adversely affect landscape 
character, quality or diversity; and it would incorporate sustainable transport 
and accessibility with necessary and appropriate service infrastructure, 
access and parking. Policy GN.2 (Sustainable Design) requires development 
to be “of a good design which pays due regard to local distinctiveness and 
contributes positively to the local context”, is “appropriate to the local 
character and landscape/townscape context”, incorporates a resource 
efficient, climate responsive, flexible and adaptable design, one that is 
inclusive and accessible with good quality public realm and linkages.  

6.2 TAN 12 (Design) provides technical guidance on how the broad objective of 
delivering good design is to be achieved.   TAN 12 includes detailed guidance 
on the design process including how to appraise context and achieve suitable 
design solutions, and address matters of access, character, community 
safety, environmental sustainability, movement as well as conserving both 
natural heritage and coast.  TAN 12 also provides detailed advice on Design 
and Access Statements.

Detailed Design

6.3 The proposed density of development is approximately 36 dwellings per 
hectare which accords with the minimum density of 30 dwellings per hectare 
required of policy GN.26 (Residential Development).

6.4 The proposed layout establishes a primary access into the site from Jesse 
Road serving a total of 84 dwellings.  A secondary access from Station Road 
serves 8 dwellings.  12 dwellings would be individually accessed directly from 
Station Road.   The layout provides for frontage development along a single 
street from Jesse Road with right-angle deviations that provide for a 
traditional sense of enclosure to the street.  The drop in levels across the site 
is addressed.  Buildings appropriately address the street including along 
Station Road and Jesse Road.    The layout is acceptable in highway terms 
and a satisfactory level of parking is provided in accordance with condition 
No.7 of the outline planning permission. 



6.5 The existing hedgerow along the north side of Station Road would be 
removed to allow for the provision of a new footpath.  This new footpath 
would link into the existing footpath network as well as planned footpath 
improvements further to the east.  The benefits of providing the footpath 
outweigh the loss of the existing hedgerow.  Amendments to the application 
have been secured that improve pedestrian permeability through the site and 
provide for an appropriately designed link into the existing footpath along the 
western boundary. 

6.6 Within the site and along its boundaries, existing hedgerows and trees would 
be substantially retained and protected in accordance with condition No.11 
including in respect of the provision of a 3 metre buffer around retained 
hedgerows (outside of any residential curtilages).  Small pockets of informal 
open space, including the proposed children’s play area, as well as areas of 
shared surfacing would positively contribute to visual amenity. 

6.7 New landscaping would include a mix of appropriate tree and shrub planting.   
Enclosure walls and fencing are all suitably positioned and designed.  A 
maintenance & enhancement regime is provided for existing hedgerows and 
includes the required 3 metre buffer. Planning conditions are necessary to 
ensure appropriate tree and hedgerow protection during construction, 
provision of the proposed landscaping and accordance with the proposed 
maintenance and enhancement regime. The landscaping details need to 
include an external lighting plan providing details of the exclusion of lighting 
from within a designated buffer zone. Discussions are ongoing in relation to 
this matter and some of the detailed landscaping works and an oral update 
will be provided to Committee on this issue.   

6.8 The layout incorporates a children’s play area in accordance with condition 13 
of the outline planning permission.  The play area is well-designed with 
appropriate play equipment.  Amendments have been secured that introduce 
play opportunities for all. The proposal will accord with policy GN.34 
(Protection and Creation of Outdoor Recreation Areas).

6.9 There will be no unacceptable impact on the amenities of nearby properties. 
The effect on adjacent development in Jesse Road and Station Road would 
be limited; there would be no unacceptable overlooking or overbearing impact 
and the change in aspect from field to a housing development for these 
properties is not a substantive planning concern. The proposed layout 
provides for a good standard of amenity for future residents.  

6.10 Planning Policy Wales (Edition 9) (PPW) states that local authorities are 
under a legal obligation to consider the need to prevent and reduce crime and 
disorder in all decisions that they take. The layout of the proposed 
development has satisfactorily and proportionately addressed matters of 
community safety.  

6.11 The buildings proposed are traditional 2-storey dwellings (albeit with one house 
type having a steeper pitch with raised eaves that provides accommodation 
within the roof).  A variety of built form exists nearby. Whilst some house types 



could be aesthetically improved, the proposed building designs are, on balance, 
acceptable for their context.  Building materials primarily include an appropriate 
mix of render with natural stone detailing in places, under slated roofs.  Window 
detailing and doors, including garage doors, are all acceptably detailed.   

6.12 The matters reserved by reason of the outline planning permission, in respect 
of layout, scale, appearance and landscaping, are broadly of good quality that 
will ensure the delivery of a development those accords with the relevant LDP 
policies and one that is consistent with PPW and TAN 12 guidance.  An 
updated Design and Access Statement has been submitted in accordance 
with condition 5 of the outline planning permission and this has informed the 
detailed design that is proposed.  An appropriate standard of amenity would 
be secured.  The development would be compatible with the capacity and 
character of the site and area in accordance with policy GN.1, the proposal 
accords with all other relevant criteria of policy GN.1 and would also represent 
a good design, one that also accords with policy GN.2.

Other Matters

6.13 Condition 10 of the outline planning permission requires a detailed drainage 
scheme to be submitted as part of the Reserved Matters application. The 
Council Drainage Engineer has no adverse comment in relation to the surface 
water drainage proposals and as such they are considered to be in 
accordance with the requirements of policies GN.1 and GN.2

6.14 The duty to improve the economic, social, environmental and cultural well-
being of Wales, in accordance with the sustainable development principle, 
under section 3 of the Well-Being of Future Generations (Wales) Act 2015 has 
been considered. This report is in accordance with the sustainable 
development principle through its contribution towards one or more of the 
Welsh Ministers’ well-being objectives set out in the Act.

6.15 Condition 12 of the outline planning permission requires a programme of 
archaeological work, in accordance with a written scheme of investigation 
(WSI), to be undertaken.  The WSI has been submitted with this application 
and is to the satisfaction of Dyfed Archaeological Trust, the Council’s advisers 
on such matters.  On completion of the WSI, a final report will be provided.  
An informative note would be attached to the Reserved Matters Consent 
clarifying this.   Conditions attached to the outline planning permission also 
require full details of the design and construction of the vehicular accesses, a 
Construction Traffic Management Plan (CTMP) and details of permeable 
paving or an appropriate alternative to be submitted for approval. These are 
matters that would be discharged separately from the current reserved 
matters application.

6.16 The issues raised by the representation that have been received have been 
addressed in this report apart from the comment about devaluation of property 
which is not a planning consideration.



Conditions

6.17 It is at the outline planning application stage that planning conditions are 
normally attached.  The purpose of a Reserved Matters application is to 
discharge those planning conditions that are formally reserved by the outline 
permission; in this case those matters detailed in paragraphs 4.1 and 4.2.  It 
is usually unnecessary to attach additional planning conditions.  However, in 
this case, additional conditions are necessary to deal with the matters 
referred to in paragraph 6.7 above. These planning conditions are necessary 
to make the development acceptable and accord with the tests laid down in 
Circular 16/2014 (The Use of Planning Conditions for Development 
Management).

Conclusion

6.18 The matters reserved by reason of the outline planning permission, in respect 
of layout, scale, appearance and landscaping (subject to the comments in 
paragraph 6.7), are all considered acceptable and will ensure the delivery of a 
development of good design.  Furthermore, the application includes 
appropriate details in respect of planning conditions 5, 7, 10, 11 and 13 of the 
outline planning permission that required certain details to be submitted as 
part of reserved matters.  The reserved matters accord with policies GN.1, 
GN.2, GN.26, GN.34 and GN.37 of the LDP. 

Annex 

A.1 The Development Plan/Other Material Considerations

The Local Development Plan:

GN.1 General Development Policy

GN.2 Sustainable Design

GN.26 Residential Development

GN.34 Protection and Creation of Outdoor Recreation Areas

GN.37 Protection and Enhancement of Biodiversity

Other material considerations/weight attached.

TAN 12 Design

Significant weight

Parking Standards SPG

Significant weight 



A.2 Consultation Responses

A.2.1 Head of Highways and Construction 

Highways

No objection subject to condition

Drainage

No adverse comments

A.2.2 Natural Resources Wales

No adverse comments 

A.2.3 Dŵr Cymru/Welsh Water

No objection 

A.2.4 Wales & West Utilities

Notification of apparatus

A.2.5 Dyfed Archaeological Trust

Written Scheme of Investigation acceptable 

A.2.6 Council Landscape Officer

Ongoing discussions with applicant in relation to detailed proposals 

A.2.7 Council Ecologist

Confirmation of exclusion of lighting within buffer zone required

A.2.8 Narberth Town Council

No objection.  S106 monies should be used to continue footpath along 
Station Road.

A.3 Representations

A.3.1 One representation expressed the following comments, concerns and 
objections:
 Scheme altered from previous outline approval.
 Impact on privacy and amenity 



 Location of affordable housing units near to existing properties 
 Highway safety/location of access points off Station Road.
 Devaluation of adjoining properties 

Background Documents:
 (Copies of all the Background documents referred to in this report are available on 
the planning application file for inspection by Members of the Planning and Rights of 
Way Committee on request to the Planning Support Team).

 Consultation responses from Head of Highways and Construction (Highways 
and Drainage), Natural Resources Wales, Dŵr Cymru/Welsh Water, Wales and 
West Utilities, Dyfed Archaeological Trust, Council Landscape Officer, Council 
Ecologist and Narberth Town Council

 One letter of representation


